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City of Portland, Oregon
Bureau of Development Services

Land Use Services
FROM CONCEPT TO CONSTRUCTION

FINAL FINDINGS AND DECISION BY THE

DESIGN

COMMISSION RENDERED ON March 2, 2017

The Desigh Commission has
only a summary of the decision.
to the approval criteria and to public comments received on this

approved a proposal in your neighborhood.
The reasons for the decision
application,

the version located on the BDS website

http://www.portlandonline.com/bds/index.cfm?c=46429

scroll to the relevant Neigh

borhood, and case number. If you disagree with the decision, you

can appeal. Information on how to do so is included at the end of this decision.

CASE FILE NUMBER :

BUREAU OF DEVELOPMENT SERVICES STAFF

LU 16-289173 DZM AD
PC # 16 -236373
525 SE MLK Jr Blvd

. Jeffrey Mitchem 503-823-7011 /

Jeffrey.Mitchem@portlandore  gon.gov

GENERAL INFORMATION

Applicant:

Owner:

Site Address:

Legal Description:

Tax Account No.:
State ID No.:
Quarter Section:
Neighborhood:
Business District:
District Coalition:
Plan District:
Zoning:

Case Type:
Procedure:

Proposal:

Scott Mannhard
Hacker Architects
733 SW Oak St
Portland, OR 97205

Jonathan Malsin

PMC Building Llc

75 SE Yamhill St, Ste 201
Portland, OR 97214

525 SE MLK Jr Blvd

BLOCK 82 E 10'OF LOT 1&2 LOT 7&8 EXC PT IN ST, EAST
PORTLAND; BLOCK 82 LOT 5&6 EXC PT IN ST, EAST PORTLAND
R226505390, R226505440

1S1E03AA 00100, 1S1E03AA 00200

3130

Buckman, contact Rick Johnson at rickjohnson77@comcast.net
Central Eastside Industrial Council, contact ceic@ceic.cc.
Southeast Uplift, contact Leah Fisher at 503 -232-0010.
Central City - Central Eastside

EXd, Central Employment with a Design Overlay

DZM AD, Design Review with Modifications and Adjustments

Type lll, with a public hearing before the Design Commission. The
decision of the Design Commission can be appealed to City Counci

1900 SW 4th Avenue, Suite # 5000, Portland, OR 97201

Chloe Eudaly, Commissioner
Paul L. Scarlett, Director
Phone: (503) 823-7300

G Fax: (503) 823-5630
TTY: (503) 823-6868
www.portlandoregon.gov/bds

This document is
, including the written response
are included in

. Click on the District Coalition then


http://www.portlandonline.com/bds/index.cfm?c=46429
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New6-st ory buil ding (8508 hiorglstandarddAdoading stdlowe d) wi t h
(3506Lx 18 06, inclutlikgd keYels of office above 1 level of retail or restaurant use

(approximately 6,000 sf) for a total gross building area of 90,400 sf. Al lowed Floor Area Ratio
(with bonuses) is 9:1 (146,853 sf), proposed FAR is 6:1 (90,804 sf). Long-term bike parking is
proposed at 48 spaces, 8 are required. Short -term bike parking requirement is met by paying

into the bicycle parking fund.

A Moadificatio n is requested to Bicycle Parking (33.266.220.C.3.h) 0 proposal is to use either a
stacking rack with an assisted lift for the upper rack or a vertical rack system with staggered

rack heights, or a combination of both. Vertical storage racks will be stagge red at 1806 on cent
with the 606 aisle starting 486 from the wall f

An Adjustment is requested to Number of Loading Spaces (33.266.310.C) 0 proposal is to
reduce the number of Standard A Loading Stalls (3 506 Lx 10 d Wikoin 3n® H9Q one Standard A
Loading Stall.

Design Review is necessary because the proposal if for new construction in a Design Overlay
zone.

Approval Criteria:
In order to be approved, this proposal must comply with the approval criteria of Title 33,
Portland Zoning Code. The applicable approval criteria are:

A 33.825 Design Review A Central City Fundamental Design

A Modification Criteria (33.825.040) Guidelines

A 33.805 Adjustments A Special Design Guidelines for the
Design Zone of the Central Ea  stside
District

ANALYSIS

Site and Vicinity: The 17,000 square foot site fronts SE MLK Jr
St (8008) and S EAttad usbankscals of stilet §rid and City block, the site and

immediate vicinity derive their character from the dynamic energy of SE MLK Jr Blvd and the
transitional nature of the oOoworking streetso within thi
the western edge of the Central Eastside District, the site is connected to the heart of Indust  rial

Sanctuar y via SE Stark Stand is %2 -block west of the East Portland/Grand Avenue Historic
Design Zone.

While the Industrial Sanctuary defines the district character with primarily industrial uses

housed in c1920s warehouses, the surrounding area is comprised of a mix of uses including
retail, office, and light industry. Local restaurants, bars and a variety of retail activate the area
through an extended time  range. The adjacent area is also populated by a variety of building
types from older one - and two -story co ncrete commercial warehouses to masonry apartments.
Zoning code changes over the last decade have offered expanded opportunities for the upgrade
and adaptation of these older warehouses for new creative industrial office uses which have

helped to sustain e mployment levels in the district.

Zoning: The Central Employment (EX) base zone implements the Central Employment map
designation of the Comprehensive Plan. The zone allows mixed -uses and is intended for areas
in the center of the city with predominant ly industrial type development. The intent of the zone
is to allow industrial and commercial uses which need a central location. Residential uses are
allowed, but are not intended to predominate or set development standards for other uses in

the area.
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The Design Overlay Zone [d] promotes the conservation, enhancement, and continued vitality of
areas of the City with special scenic, architectural, or cultural value. This is achieved through

the creation of design districts and applying the Design Overl ay Zone as part of community
planning projects, development of design guidelines for each district, and by requiring design
review. In addition, design review ensures that certain types of infill development will be
compatible with the neighborhood and en hance the area.

Land Use History: City records indicate there are no prior land use reviews for this site.

Agency Review: A Notice of a Public Hearing on a Proposal in Your Neighborhood was mailed
February 10, 2017 . The following Bureaus have responde  d with no issue or concerns:

A Site Development (Exhibit E.1)

Fire Bureau (Exhibit E.2)

Bureau of Environmental Services (Exhibit E.3)

Life Safety (Exhibit E.4)

Water Bureau (Exhibit E.5)

Urban Forestry (Exhibit E.6)

Portland Bureau of Tran  sportation (Exhibi t E.7)

> D> > >

Neighborhood Review: A Notice of a Public Hearing on a Proposal in Your Neighborhood was
mailed on February 10, 2017 . No written responses have been received from either the
Neighborhood Association or notified property owners in response to the proposal.

ZONING CODE APPROVAL CRITERIA

(1) DESIGN REVIEW (33.825)

33.825.010 Purpose

Design Review ensures:

A That development conserves and enhances the recognized special design values of a site or
area;

A The conservation, enhancement, and continued vitalit y of the identified scenic,
architectural, and cultural values of each design district;

A That certain types of infill development will be compatible with the neighborhood and
enhance the area; and

A High design quality of public and private projects.

33.825. 055 Design Review Approval Criteria
A design review application will be approved if the review body finds the applicant to have
shown that the proposal complies with the design guidelines for the area.

It is important to emphasize that design review goes beyond minimal design standards and is
viewed as an opportunity for applicants to propose new and innovative designs. The design
guidelines are not intended to be inflexible requirements. Their mission is to aid project

designers in understanding the pri ncipal expectations of the city concerning urban design.

The review body conducting design review may waive individual guidelines for specific projects
should they find that one or more fundamental design guidelines is not applicable to the
circumstances of the particular project being reviewed.

The review body may also address aspects of a project design which are not covered in the
guidelines where the review body finds that such action is necessary to better achieve the goals
and objectives of design r eview in the Central City.



Final Findings and Decision for Page 4
Case Number LU 16 -289173 DZM | 525 SE MLK Jr Bivd

Findings : The site is designated with design overlay zoning (d), therefore the proposal
requires Design Review approval. Because the site is located generally within the
Central City Plan District, the applicable design guidel ines are the Central City Plan
Fundamental Design Guidelines. As the site is also specifically located within the

Design Zone of the Central Eastside District, the Special Design Guidelines for the
Design Zone of the Central Eastside District of the Centra | City Plan also apply.

Special Design Guidelines for the Design Zone of the Central Eastside District of
the Central City Plan and Central City Fundamental Design Guidelines

The Central Eastside is a unique neighboepgiopastg wi t hi n

and business owners are proud of the districtods

region. Light industry, distribution/warehousing, and transportation are important
components of the districtds per s ostoaekantd gommeicial
businesses provide the central focus within the district.

The underlying urban design objective for the Central Eastside is to capitalize on and

he

emphasize its unique assets in a manner that is respectful, supportive, creative and co mpatible

with each area as a whole. Part of the charm and character of the Central Eastside District,

which should be celebrated, is its eclectic mixture of building types and uses. An additional
strength, which should be built on, is the pattern of pedest rian friendly retail uses on Grand
Avenue, East Burnside and Morrison Streets, as well as emergent segments of SE Sandy Blvd
and Stark St.

The Central City Fundamental Design Guidelines and the River District Design Guidelines
focus on four general catego ries. (A) Portland Personality, addresses design issues and

el ements that reinforce and e(@BhPadestrian Bfphasis|] and d s

addresses design issues and elements that contribute to a successful pedestrian environment.

(C) Project Design, addresses specific building characteristics and their relationships to the
public environment. (D) Special Areas, provides design guidelines for the four special areas of
the Central City.

Central Eastside Design Goals

The following goals and objectives  define the urban design vision for new development

and other improvements in the Central Eastside

A Encourage the special distinction and identity of the design review areas of the Central
Eastside District.

A Provide continuity between the Central Eastside an d the Lloyd District.

A Provide continuity between the Central Eastside and the river, downtown, and adjacent
residential neighborhoods.

A Enhance the safety, convenience, pleasure, and comfort of pedestrians.

Central City Plan Design Goals

This set of goals are those developed to guide development throughout the Central City. They
apply within the River District as well as to the other seven Central City policy areas. The nine
goals for design review within the Central City are as follows:

1. Encourage urban des ign excellence in the Central City;

2. Integrate urban design and preservation of our heritage into the development process;

3. Enhance the character of the Central Cityods di
4. Promote the development of diversity and areas of special character within the Central City;

5. Establish an urban design relationship between

City as a whole;
Provide for a pleasant, rich and diverse pedestrian experience for pedestrians;
7. Provide for the humanization of the Central City thro ugh promotion of the arts;
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8. Assistin creating a 24 -hour Central City which is safe, humane and prosperous ;
9. Ensure that new development is at a human scale and that it relates to the scale and
desired character of its setting and the Central City as a whol e.

Staff has considered all guidelines and has addressed only those guidelines considered
applicable to this project.

PORTLAND PERSONALITY

Al. Integrate the River . Orient architectural and landscape elements including lobbies,

entries, balconies, terrac  es and outdoor areas to the Willamette River and Greenway.

A2. Emphasize Portland Themes . When provided, integrate Portland  -related themes with the
devel opmentds overall design concept.

A2-1. Recognize Transportation Modes, Produce, and Commerce as Prima ry

Themes of East Portland. Recognize and incorporate East Portland themes into a

project design, when appropriate.

Findings for A1, A2 and A2 -1: The project site is approximately 3 blocks from the
Willamette River.  The well -glazed office spaces will have expansive outward views with
direct westward views available  towards the river over the Mesher Supply Co building

Ground floor retail spaces will contribute pe destrian activity to site frontages (where
little presently exists) with direct access to t he Eastside Esplanade.
The project will emphasize Portland themes through the use of CLT framing elements,

visually capturing the flavor of the surrounding area as well as incorporating a material

pallet germane to the masonry character of the C entra | Eastside and the East
Portland/Grand Avenue Historic Design Zone Y%-block east . Central Eastside themes
include transportation, produce, and commerce. Though transportation is not explicitly
incorporated as a development theme, a prominent through  -lobby ¢ onnects the SE MLK
Jr Blvd sidewalk with the bike parking room and stormwater alley entry oriented to SE

Stark St.  The surface material of the stormwater alley is wood decking inspired by the

docks, piers and railroad timber prevalent in the Central Easts ide.

Though no on -site parking is provided , future development across SE MLK Jr Blvd will
incorporate a shared parking arrangement with the subject site. Commerce and

produce themes are incorporated in the form of significant ground -level restaurant
space.

Therefore, these guidelines are met.

A3. Respect the Portland Block Structures. Maintain and extend the traditional 200 -foot

bl ock pattern to preserve the Central Cityods rati
superblock exist, locate publica  nd/or private rights  -of-way in a manner that reflects the 200 -

foot block pattern, and include landscaping and seating to enhance the pedestrian

environment.

Findings : The project respects the block structures by maintaining a strong alignment

tothecity bl ock pattern and street grid. The buil di
parallel relationship to the surrounding streets and standard Portland block. The

vibrancy of SE MLK Jr Blvd provides an opportunity for a prominent pass -through

lobby as energy capt ure and pass -through to the stormwater alley at rear site. The

stormwater alley allows a mid -block connection from SE Stark St through the building
to SE MLK Jr Blvd.

(o]
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Therefore, this guideline is met.

A4. Use Unifying Elements. Integrate unifying eleme nts and/or develop new features that
help unify and connect individual buildings and different areas.

Findings : Through the use of a simple materials pallet on a CLT structure 8 masonry

and window wall , and patterns of repetition and variation through t he window framing

and off -setpiers, t he project exemplifies architectural uni f
primary cladding materials 0 mortar washed brick masonry  , Douglas Fir main canopy

soffit and box rib metal panel 0 are emblematic of the industrial chara cter in the

surrounding area. The aluminum storefront and operable fiberglass upper -level

windows will further unify the project. The projectds over head c

recessed retail storefront character are also found throughout the Central Ea stside.
Therefore, this guideline is met.

A5. Enhance, Embellish, and Identify Areas. Enhance an area by reflecting the local

character within the right  -of-way. Embellish an area by integrating elements in new

devel opment that bui ladctoenr .t hled eanrteiafdys acnh aarr eads speci al
by integrating them into new development.

Findings A5 : The project incorporates a methodology of cladding designed to express
the CLT structure & deeply framed, floor -to-ceiling window openings. The  primary role of
this window system is to frame interior volumes and exterior views of the cityscape.

This effect is enhanced by the  off-set grid, eroded pilasters at the corners , and light -
colored masonry cladding evidenced by context both east and west of the site.

Additionally, the building massing in relation to SE MLK Jr Blvd orients an active  entry
space and a transom -framed storefront expression  directly to the street frontage that

will enhance human -scaled form and multi -modality at the streetcar s  top fronting the
site. As the ground -level design responds to and humanizes the historical character of
the abutting ROW , the building massing  and framing create a charged activity center

not only supporting the retalil on the ground level, but also dramati cally exposing the
bui | di n g devel areptivesoffice program

Therefore, this guideline is met.

A5-3. Plan for or Incorporate Underground Utility Service. Plan for or Incorporate
Underground Utility Service to development projects.

Findings : The project will draw all existing utility services from the east side of the site
and incorporate them underground.

Therefore, this guideline is met.

A5-5. Incorporate Water Features. Enhance the quality of public spaces by incorporating
water features.

Findings : The project will feature wat  er as part of the on -site storm water management
within the stormwater alley connecting SE MLK Jr Blvd with SE Stark St via the lobby

The water on site will be collected and managed b y landscaped detention feature (880
SF) integrated into the  alley on the west side of the site.

Therefore, this guideline is met.
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A7. Establish and Maintain a Sense of Urban Enclosure. Define public rights -of-way by
creating and maintaining a sense of urban enclosure.
A7-1 Maintain a Sens e of Urban Enclosure When Single -Story Buildings are Set Back.

Maintain a sense of urban enclosure, through the use of landscaping and other means, when
single story buildings are set back from the property line.

Findings for A7 and A7  -1: The project est ablishes and maintains urban enclosure
through the massing orientation directly to the property line fronting all abutting ROW.
The orientation of the stormwater alley including vertical  screening/ buffering trellis
fronting the SE Stark St frontage creates a unique enclosed urban pocket place for
gathering . Large, open, ground floor windows and entries maintain a sense of

pedestrian scale and connect internal and external activities. The project reinforces a

sense of urban enclosure by establishing active c irculation and visual connections to
retail at the ground level.

Therefore, these guidelines are met.

A8. Contribute to a Vibrant Streetscape. Integrate building setbacks with adjacent

sidewalks to increase the space for potential public use. Develop visual and physical

connections into buildingsd active interior spaces frol
elements such as atriums, grand entries and large ground -level windows to reveal important

interior spaces and activities.

Findings : The pro ject co ntributes to streetscape vibrancy through a continuous

transom window -framed storefront system for the entire ground level frontage on all

three sides of the building. Multiple entry points on all frontages provide ample

pedestrian connectivity betw  een inside and out. The main lobby entry will be active and
inviting due to extensive glazing, large interior volume and a clear direct connection

through the building to the stormwater alley set back from the rear property line . Thus,
the three -sided proj ect will convey front of house conditions pervasively with little
compromised inactive frontage.

Therefore, this guideline is met.
PEDESTRIAN EMPHASIS

B1. Reinforce and Enhance the Pedestrian System. Maintain a convenient access route for
pedestrian t ravel where a public right -of-way exists or has existed. Develop and define the
different zones of a sidewalk: building frontage zone, street furniture zone, movement zone, and

the curb. Develop pedestrian access routes to supplement the public right -of-way system
through superblocks or other large blocks.

B2. Protect the Pedestrian. Protect the pedestrian environment from vehicular movement.
Develop integrated identification, sign, and sidewalk -oriented night -lighting systems that offer
safety, interest, and diversity to the pedestrian. Incorporate building equipment, mechanical
exhaust routing systems, and/or service areas in a manner that does not detract from the

pedestrian environment.

Findings for B1 and B2 : With a well -integrated street frontage, i ncluding new
sidewalks, pedestrian access at all street and curb transitions, set back entrances and
extensive openings at the ground level, the project reinforces and enhances the
pedestrian system and experience.
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Generally, the project protects the pede  strian through the use of updated curb cuts and
integrated street frontage that includes landscaping and stormwater alley elements that
buffer the pedestrian from street traffic. Large openings for retail spaces and recessed

entries at the ground level pro  vide high visibility for extended time periods thereby
enhancing safety.

The project proposes a  single Standard A loading stall (Adjustment submitted to PBOT

to reduce requirement from 2 to 1 space) and no on -site parking. A Design Exception
pursuantto PBOT standards will ensure that loading demands are met in a manner

that will not compromise pedestrian protection. All kitchen exhaust will be vented

vertically and retail intake/exhaust louvers are well integrated into the storefront

system at entries a bove integrated steel canopies, thereby minimizing potential conflicts
between mechanical exhaust and pedestrians.

Therefore, these guidelines are met.

B3. Bridge Pedestrian Obstacles. Bridge across barriers and obstacles to pedestrian
movement by conn ecting the pedestrian system with innovative, well -marked crossings and
consistent sidewalk designs.
B3-1. Reduce width of Pedestrian Crossings.
a. Where possible, extend sidewalk curbs at street intersections to narrow pedestrian

crossings for a safer pedes trian environment.
b. Maintain large service vehicle turning radii where necessary.

Findings for B3 and B3 -1: The new frontages developed for the project will provide
continuous accessible surfaces for movement across the site, sidewalks and into the
build ing. The new frontages developed for the project will reduce the width of pedestrian
crossings to the maximum extent practical.

Therefore, these guidelines are met.

B4. Provide Stopping and Viewing Places. Provide safe, comfortable places where people can
stop, view, socialize and rest. Ensure that these places do not conflict with other sidewalk uses.

Findings : With recessed entries, large lobby and stormwater alley on the west side of the
site connected to SE Stark St , the project provides a number of places to stop and view
retail spaces and surrounding sites, as well as socialize and rest at different scales. The

alley provides a dedicated socialization amenity, including space to sit, pause and gather,
and staging of events related to building use S.

Therefore, this guideline is met.

A5-4. Incorporate Works of Art. Incorporate works of art into development projects.

B5. Make Plazas, Parks and Open Space Successful. Orient building elements such as main
entries, lobbies, windows, and balconies to face public parks, plazas, and open spaces. Where
provided, integrate water features and/or public art to enhance the public open space. Develop
locally oriented pocket parks that incorporate amenities for nearby patrons.

Findings for A5 -4 and B5 : The pr oject will incorporate works of art through the use of

a common interior art wall on the south side of the lobby with well -glazed inward views
from the SE MLK Jr Blvd and the abutting streetcar stop. Additionally, the stormwater

alley will preserve views o f the existing mural on the rear wall of the Mesher Supply Co
building. Due to these features, along with the stormwater related landscaping (880 SF),
seating in the stormwater alley , expansive storefront openings and adjacent recessed
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building entries, th e project will thrive on  pervasive circulation and visual connections
between inside and out

Therefore, these guidelines are  met.

B6. Develop Weather Protection. Develop integrated weather protection systems at the
sidewalk -level of buildings to mitiga  te the effects of rain, wind, glare, shadow, reflection, and
sunlight on the pedestrian environment.

B6-1. Provide Pedestrian Rain Protection . Rain protection is encouraged at the ground level
of all new and rehabilitated commercial buildings located adja cent to primary pedestrian
routes. In required retail opportunity areas, rain protection is strongly recommended.

Findings for B6 and B6 -1: The main | obby entry is protected by
4006 of continuous front ag e .ies @&ardcessed byrapptokinyately a | |
36 and feature canopies for a total protected

Therefore, this guideline is met.

B7. Integrate Barrier  -FreeDesign. | nt egr ate access systems for
overall design concept.

Findings : The proposed design is fully ADA accessible, including all site development,
building floors and entrances at grade.

Therefore, this guideline is met.
PROJECT DESIGN
C1. Enhance View Opportunities. Orient windows, entrances, balcon ies and other building
elements to surrounding points of interest and activity. Size and place new buildings to protect

existing views and view corridors. Develop building facades that create visual connections to
adjacent public spaces.

Findings : The pr oject orients windows, entrances, large operable glazing elements  to
surrounding points of interest and activity for the majority of the project. Through the
use of framed window wall  elements within the building envelope and ground level , the

project will provide viewing opportunities at multiple elevations throughout the project.

Therefore, this guideline is met.

C2. Promote Quality and Permanence in Development. Use design principles and building
materials that promote quality and permanence.
C3-1. Design to Enhance Existing Themes in the District. Look to buildings from

throughout the district for contextual precedent. Innovation and creativity are encouraged in
design proposals, which enhance overall district character.

C4. Complement the Context of Existing Buildings. Complement the context of existing
buildings by using and adding to the local design vocabulary.

Findings for C2, C3 -1 and C4 : The project employs high performance and durable
(commercial / industrial) materials and incorporates tho rough detailing that will ensure
longevity and minimize weathering over time. To respect the architectural integrity of

the district, the project uses the repetition and variation of simple systems found locally

in commercial industrial buildings such as masonry , metal panels, heavy timber and

al
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exterior wood soffits . Each material ties to a specific location and performance
throughout the building.

The CLT structure is dramatically evident in elevation through large upper -level glazing

volumes and operable window wall. Existing themes of commerce and industrial design

are inherently tied to functionality and efficiency
Building on these existing themes, the project will incorporate large multi -level openings

a classically inspired storefront system  supporting the retailand  ground -level

components of the program. The spare use of box rib metal panel 0 22ga, break shape
(1.56x1.506), condoenaltehde fparsotjeencetrdsso reinforceyslogahr ty wal |
material themes of industrial construction.

The project complements the context of the existing buildings through the use of

common local building elements, such as large ground level openings, repeating window
frames at upper level glazing, and exposed CLT framing. Through the use of locally
prevalent building materials and applications that expose their usage and performance,

the building will complement the performance and material context of existing

buildings.

Therefore, these guidelines are met.

C5. Design for Coher  ency. Integrate the different building and design elements including,
but not limited to, construction materials, roofs, entrances, as well as window, door, sign, and
lighting systems, to achieve a coherent composition.

Findings : As a whole, the project e xcels as a modern derivative with subtle classical
references that successfully unify building and place. The design incorporates spatial
organizations and building systems within a constrained material pallet and simple
concept language predicated on  void framing, asymmetry and transparency. Through

the use of repeated and varied window grid and entry framing elements, the bu ilding
establishes an offset grid pattern and framing voids that define the exterior elevations.
Incorporating masonry cladding , meta | panels, clear glazing, cove lighting  at the ground
level, the project employs subtle attributes of scale and finishes to both differentiate
and unify retail windows and entrances, loading entrance, lobby entrance, and utility
room entrances. Maintaining a refined material palette and repetitive construction
assemblies, the project is defined by a coherent deployment of building systems that

react to programmatic  and site specific requirements while expressing the CLT

structure in dramatic fashion.

Theref ore, this guideline is met.

C6. Develop Transitions between Buildings and Public Spaces. Develop transitions between
private development and public open space. Use site design features such as movement zones,
landscape elements, gathering places, and sea  ting opportunities to develop transition areas

where private development directly abuts a dedicated public open space.

Findings : The project incorporates a series of transition spaces moving from the public
right of way and semi-public spaces within the  site into and through the building.
Recessed retail entries will serve to concentrate and funnel circulation and provide
areas to pause before entering primary circulation routes. From the main entry
sequence to the stormwater alley , the building incorpor  ates volumetric and
programmable amenities such as seating and art areas to support ground level retail
and corresponding activities.



Final Findings and Decision for Page 11
Case Number LU 16 -289173 DZM | 525 SE MLK Jr Bivd

Therefore, this guideline is met.

C7. Design Corners that Build Active Intersections. Use design elements including, bu  t not
limited to, varying building heights, changes in facade plane, large windows, awnings,

canopies, marquees, signs and pedestrian entrances to highlight building corners. Locate

flexible sidewalk -level retail opportunities at building corners. Locate s tairs, elevators, and

other upper floor building access points toward the middle of the block.

Findings : The corners of the building utilize the large ground level storefront glazing

framed by offset piers, while the upper -stories continue the offset gr id and incorporate

operable glazing to promote transparency and connections of activity from in side to

out side. The bui |l dretailgace sgre wall undied! asvcentinuous

storefront with transom windows and eroded piers at the NE corner. The buil dingds NW
corner features the stormwater alley with direct bike commuter access to the long -term

bike parking room. The  SE corner retail space opens  very near the intersection of SE

Washington St and SE MLK Jr Blvd t hereby wrapping the entire ground fl oor frontage

in activity.

Therefore, this guideline is met.

C8. Differentiate the Sidewalk -Level of Buildings. Differentiate the sidewalk -level of the
building from the middle and top by using elements including, but not limited to, different

exterior materials, awnings, signs, and large windows.

C9. Develop Flexible Sidewalk -Level Spaces. Develop flexible spaces at the sidewalk  -level of
buildings to accommodate a variety of active uses.

Findings for C8 and C9 : The sidewalk level of the building is di fferentiated through a

number of el ements including the use-100f6)s, i gecnoinftii cnaunotu sf |
transom window storefront, inset entries, steel canopies, integrated signage (less than

32 sf) and wood -soffited canopy at the main lobby entry . These elements work in

combination to provide a multifaceted pedestrian scale experience. With the addition of

the stormwater alley , the ground level of the building extends visibility , connectivity and

activity to the public sidewalks, incorporating street scale circulation into building

activity.

The programmed transition space atthe main entry is designed for flexibility with a

focus on maximizing natural light, open glazing, usable areas, and pass-through
connectivity . The project 0s adeffset glazing uvaits and insetfemtrances
at the ground level provide inherently flexible spaces that are well -integrated with

ground level circulation and activity.
Therefore, these guidelines are met.

C8-1 Allow for Loading and Staging Areas on Sidew alks . On local service streets, adjacent
businesses may use the sidewalk area for temporary loading and staging as long as pedestrian
access through it is maintained.

Findings : The project incorporates two types of areas for potential loading and staging
on sidewalks @ bike -oriented at the entry to the stormwater alley fronting SE Stark St,
and the loading bay fronting SE Washington St which incorporates a large curb cut for
mid -block continuous surface access.

Therefore, this guideline is met.
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C11. In tegrate Roofs and Use Rooftops. Integrate roof function, shape, surface materials,

and colors with the buildingds overall design concept.
equipment, penthouses, other components, and related screening elements to enhance v iews of

the Central Cityds skyline, as well as views from ot he

rooftop terraces, gardens, and associated landscaped areas to be effective storm water
management tools.

Findings : All rooftop mechanical units comply w ith standards for setback and
percentage coverage. Further, all rooftop mechanical units are well unified and ganged
toward the center of the block . No rooftop amenity deck is proposed as amenity spaces
are well integrated throughout all levels of the buil ding in the form of expansive window
wall, double height spaces and large operable windows

Therefore, this guideline is met.

C12. Integrate Exterior Lighting. Integrate exterior lighting and its staging or structural

components with t halldebignicdnaept.igedderiar Nglkting to highlight the

buil dingds architecture, being sensitive to its impact:
Findings : The project approaches exterior lighting in subtle ways. First, with large
allocations of glazing at th e ground level retail spaces and upper floors, interior lighting
will serve to highlight building elements and provide ambient lighting to the building 0s

surrounding s and streetscape at night.  Exterior coved lighting  is integrated into the
main lobby entry  providing downcast light at center -block. The stormwater alley
contains in -ground and wall sconce lighting illuminating the existing mural on the

abutting building. The effect will be to create tier s of light intensities  at multiple levels
of the building differentiating programmed  and common spaces.

Therefore, this guideline is met.
(2) MODIFICATION REQUESTS (33.825)

33.825.040 Modifications That Will Better Meet Design Review Requirements:

The review body may consider modification of site -related developm ent standards, including
the sign standards of Chapters 32.32 and 32.34 of the Sign Code, as part of the design review
process. These modifications are done as part of design review and are not required to go

through the adjustment process. Adjustments t o use-related development standards (such as
floor area ratios, intensity of use, size of the use, number of units, or concentration of uses) are
required to go through the adjustment process. Modifications that are denied through design

review may be req uested as an adjustment through the adjustment process. The review body

will approve requested modifications if it finds that the applicant has shown that the following
approval criteria are met:

A. Better meets design guidelines. The resulting developm ent will better meet the
applicable design guidelines; and

B. Purpose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

The following modification  is requested:
Bike Parki ng Space Dimension (33.266.220.C.3.b.) A space 2 feet by 6 feet must be provided

for each required bicycle parking space, so that a bicycle six feet long can be securely held with
its frame supported so that the bicycle cannot be pushed or fall in a manner that will damage
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the wheels or components. The project proposes staggered v ertical storage, dimensionedat 1 8 6
X @itha 56 walk aisle.

A. Better meets design guidelines. The resulting development will better meet the applicable
design guidelines.

Findings: The project includes approximately 48 total long term bicycle parking spaces,

though only 8 are required. Accommodating the bicycle
modul e would consume more floor area. Rel yialhg upon a
hanging bike rack system is a more efficient use of space and is identical to the parking

system conventionally approved in the Central City. The proposed functional and space

efficient system better meets the design guidelines because it eases program matic demand

thereby allowing more active uses at the street , thereby better meeting Guidelines A8

Contribute to a Vibrant Streetscape, B1 Reinforce and Enhance the Pedestrian System, C9

Develop Flexible Sidewalk -Level Spaces. This criterion is met.

A. Purp ose of the standard. On balance, the proposal will be consistent with the purpose of
the standard for which a modification is requested.

Purpose: These standards ensure that required bicycle parking is designed so that bicycles
may be securely locked with  out undue inconvenience and will be reasonably safeguarded
from in tentional or accidental damage.

Findings: The proposed Bike Rack system is engineered to stagger bikes vertically to allow

the handle bars to overlap. This allows the racks to provide the s ame level of service that

woul d be provided by a standard 246 on center spaci ng
clearance between adjacent bikes and allowance for sliding hangers ease the hanging and

locking of a bike. Additionally the loops, to which t he bikes are hung, project out of the wall

276 to further ease hanging and | ocking bikes. A 506
each bicycle rack. The rack system will be located within secure bike storage enclosures.

The bicycle parking system is sa  fe and secure, located in a convenient area, and is designed

to avoid initial or accidental damage to bicycles, so the proposal is consistent with the

purpose statement of the bicycle parking standards. This criterion is met.

This Modification therefore  warrants approval.
(3) ADJUSTMENT REQUESTS (33.805)

33.805.010 Purpose

The regulations of the zoning code are designed to implement the goals and policies of the
Comprehensive Plan. These regulations apply city -wide, but because of the city's diversity,
some sites are difficult to develop in compliance with the regulations. The adjustment review
process provides a mechanism by which the regulations in the zoning code may be modified if

the proposed development continues to meet the intended purpose of thos e regulations.
Adjustments may also be used when strict application of the zoning code's regulations would
preclude all use of a site. Adjustment reviews provide flexibility for unusual situations and

allow for alternative ways to meet the purposes of th e code, while allowing the zoning code to
continue to provide certainty and rapid processing for land use applications.

33.805.040 Approval Criteria
All adjustment requests will be approved if the review body finds that the applicant has shown
that approv al criteria A. through F. have been met.
A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified; and
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B. If in aresidential zone, the proposal will not significantly detract from the livability or
appearance of the r esidential area, or if in an OS, C, E, or | zone, the proposal will be
consistent with the classifications of the adjacent streets and the desired character of the
area; and

C. If more than one adjustment is being requested, the cumulative effect of the adjus tments

results in a project which is still consistent with the overall purpose of the zone; and

City -designated scenic resources and historic resources are preserved; and

Any impacts resulting from the adjustment are mitigated to the extent practical; and

If in an environmental zone, the proposal has as few significant detrimental

environmental impacts on the resource and resource values as is practicable; or

nmo

The following adjustment is requested:

1. Quantity of Loading Spaces (33.266.310.C.) . Two on -site loading spaces meeting Standard
A are required. The project proposes one Standard A loading space on site.

A. Granting the adjustment will equally or better meet the purpose of the regulation to be
modified; and

Purpose Statement: A minimum number of load ing spaces are required to ensure
adequate areas for loading for larger uses and developments. These regulations ensure

that the appearance of loading areas will be consistent with that of parking areas. The
regulations ensure that access to and from loadi ng facilities will not have a negative effect
on the traffic safety or other transportation functions of the abutting right -of-way.

Findings : The Applicant has submit ted a Loading and Queuing Analysis as required by
PBOT, demonstrating that the proposed | oading configuration will  sufficiently and safely
serve the site, and will  not have a negative effect on the traffic safety or other

transportation functions of the abutting right -of-way. Therefore, this criterion is met.

B. Ifin aresidential zone, the pro posal will not significantly detract from the livability or
appearance of the residential area, or if in a C, E, or | zone, the proposal will be consistent
with the desired character of the area; and
Findings: The site is | ocated i rsityRFemplaymheatzahéd 8 XhThg hest den
portion of the loading bay expressed ont he exterior is limitedtothe 14 & w ioadimg
garage door . It contains a high -speed perforated coiling door to obscure the interior
vehicles activities and mitigate light glare at pede  strian level. The remaining  ground
floor area contains pedestrian -scaled details like canopies, extensive glazing, light
fixtures and materials detailing . Limiting the visibility of the loading area and featuring
such design elements will further enhance the livability of the  Central Eastside
neighborhood . This criterion is therefore met.

C. If more than one adjustment is being requested, the cumulative effect of the adjustments

results in a project which is still consistent with the overall purpose of the zone; and
Findings:  Only one Adjustment is requested . This criterion does not apply.

D. City -designated scenic resources and historic resources are preserved,; and
Findings:  There are no city -designated scenic or historic resources on this site. This

criter ion does not apply.

E. Any impacts resulting from the adjustment are mitigated to the extent practical; and
Findings:  As mentioned in the findings above, the vehicle activities will be screened by
a high -speed perforated coiling garage door . In addition, th e reduction in the number of
required loading spaces reduces the negative effects of an additional curbcut and blank
wall surfaces and frees up the square footage to provide areas for more active leasable
uses such as retail. The Applicant has submitted a Loading and Queuing Analysis , as
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required by Portland Bureau of Transportation , demonstrating that the impacts to
traffic operations are mitigated to the extent practical. Therefore, this criterion is met.

F. If in an environmental zone, the proposal has a f ew significant detrimental environmental
impacts on the resource and resource values as is practicable;
Findings:  This site is not within an environmental zone. This criterion does not apply.

Therefore, approval of this Adjustment is warranted.

CONCLU SIONS

The design review process exists to promote the conservation, enhancement, and continued

vitality of areas of the City with special scenic, architectural, or cultural value. The applicant
has address ed all major concerns expressed by staff and designed a building that embodies the
spirit intended by the applicable design guidelines, and responds well to the natural, cultural

and built context.  The proposal meets, and in some cases exceeds the applicable design
guidelines , and Modification and  Adjust ment criteria and therefore warrants approval.

DESIGN COMMISSION DE CISION

It is the decision of the Design Commission to approve Design Review for anew 6-story

building (858 high,onl00S& aanldlaocwle dA) |wiatdi ng ,sntladling ( 356 Lx 1
5 levels of office above 1 level of retail or restaurant use (approximately 6,000 sf) for a total

gross building area of 90,400 sf. Allowed Floor Area Ratio (with bonuses) is 9:1 (146,853 sf),

proposed FAR is 6:1 (90,804 sf).

Approval of the following  Modification request:

1. Bike Parking Stall Width (33.266.220.C3). Required daspace 24w 606 must be provi d:¢
for each required bicycle parking space. Proposed 01806 spacing for hung racks wi
vertical stagger.

Approval of the following Adjustme  nt request :

1. Quantity of Loading Spaces (33.266.310.C.) . Two on -site | oading spaces meeting Standard
A are required for the projec t. The project proposes one Standard A loading space on site
Loading/Queuing Analysis approved by PBOT.

Approvals per Exh ibits C.1 -C.71, signed, stamped, and dated = March 4, 2017 , subject to the
following conditions:

A. As part of the building permit application submittal, the following development -related
conditions ( B & C) must be noted on each of the 4 required site plans or included as a sheet
in the numbered set of plans. The sheet on which this information appears must be
| abel e dNGOCORMMPLIANCE PAGE - Case File LU 16 -289173 DZM AD . All requirements
must be graphically represented on the site plan, landscape, or other required plan and
must be | abeled OREQUI RED. ¢

B. At the time of building permit submittal, a signed Certificate of Compliance form

(https://www.portlandoregon.gov/bds/article/623658 ) must be su bmitted to ensure the
permit plans comply with the Design/Historic Resource Review decision and approved
exhibits.

C. No field changes allowed.


https://www.portlandoregon.gov/bds/article/623658
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David Wark’ De sign Commission Chair

Application Filed: December 20, 2016 Decision Rendered: March 2, 2017
Decision Filed: March 3, 2017 Decision Mailed: March 10, 2017

About this Decision. This land use decisionis  not a permit  for development. Permits may

be requir ed prior to any work. Contact the Development Services Center at 503 -823-7310 for

information about permits.

Procedural Information. The application for this land use review was submitted on
December 20, 2016 , and was determined to be complete on Januar y 6, 2017 .

Zoning Code Section 33.700.080 states that Land Use Review applications are reviewed under
the regulations in effect at the time the application was submitted, provided that the

application is complete at the time of submittal, or complete with in 180 days. Therefore this
application was reviewed against the Zoning Code in effect on December 20, 2016

ORS 227.178 states the City must issue a final decision on Land Use Review applications

within 120 -days of the application being deemed complete. The 120 -day review period may be
waived or extended at the request of the applicant. In this case, the applicant did not waive or

extend the 120 -day review period. The 120 days expireon  May 6, 2017.

Some of the information contained in this report wa s provided by the applicant.

As required by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the
applicant to show that the approval criteria are met. This report is the final decision of the
Design Commission with input from othe r City and public agencies.

Conditions of Approval. This approval may be subject to a number of specific conditions,
listed above. Compliance with the applicable conditions of approval must be documented in

all related permit applications. Plans and dr awings submitted during the permitting process
must illustrate how applicable conditions of approval are met. Any project elements that are
specifically required by conditions of approval must be shown on the plans, and labeled as

such.

These conditions of approval run with the land, unless modified by future land use reviews.

As used in the conditions, the term oapplicantdé includ:
any person undertaking development pursuant to this land use review, the proprietor of the

use or development approved by this land use review, and the current owner and future

owners of the property subject to this land use review.

Appeal of this decision. This decision is final unless appealed to City Council, who will hold a
public hearing. Appeals must be filed by 4:30 pm on March 24,2017 at 1900 SW Fourth Ave.
Appeals can be filed at the 5 t floor reception desk of 1900 SW 4  th Avenue Monday through
Friday between 8:00 am and 4:30 pm. Information and assistance in filin g an appe al is
available from the Bureau of Development Services in the Development Services Center or the

staff planner on this case. You may review the file on this case by appointment at, 1900 SW

Fourth Avenue, Suite 5000, Portland, Oregon 97201. Please call t he file review line at 503 -
823-7617 for an appointment.

If this decision is appealed, a hearing will be scheduled and you will be notified of the date and
time of the hearing. The decision of City Council is final; any further appeal is to the Oregon
Land Use Board of Appeals (LUBA).
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Failure to raise an issue by the close of the record at or following the final hearing on this case,
in person or by letter, may preclude an appeal to City Council on that issue. Also, if you do not
raise an issue with enou  gh specificity to give City Council an opportunity to respond to it, that
also may preclude an appeal to LUBA on that issue.

Who can appeal:  You may appeal the decision only if you have written a letter which was

received before the close of the record a t the hearing or if you testified at the hearing, or if you

are the property owner or applicant. Appeals must be filed within 14 days of the decision . An
appeal fee of $5,000 .00 will be charged.

Neighborhood associations may qualify for a waiver of the appeal fee. Additional information
on how to file and the deadline for filing an appeal will be included with the decision.

Assistance in filing the appeal and information on fee waivers are available from the Bureau of
Development Services in the Develo  pment Services Center, 1900 SW Fourth Ave., First Floor.
Fee waivers for neighborhood associations require a vote of the authorized body of your
association. Please see appeal form for additional information.

Recording the final decision.

If this La nd Use Review is approved the final decision must be recorded with the Multhomah
County Recorder. A few days prior to the last day to appeal, the City will mail instructions to

the applicant for recording the documents associated with their final land use decision.
A A building or zoning permit will be issued only after the final decision is recorded.

The applicant, builder, or a representative may record the final decision as follows:

A By Mail: Send the two recording sheets (sent in separate mailing) and t he final Land Use
Review decision with a check made payable to the Multnomah County Recorder to:
Multnomah County Recorder, P.O. Box 5007, Portland OR 97208. The recording fee is
identified on the recording sheet. Please include a self -addressed, stamp ed envelope.
A In Person: Bring the two recording sheets (sent in separate mailing) and the final Land Use
Review decision with a check made payable to the Multnomah County Recorder to the
County Recorderds office | ocated ai8 Pbrlatd ORE Hawt hor ne
97214. The recording fee is identified on the recording sheet.

For further information on recording, please call the County Recorder at 503 -988-3034
For further information on your recording documents please call the Bureau of Developmen t
Services Land Use Services Division at 503  -823-0625.

Expiration of this approval. An approval expires three years from the date the final decision
is rendered unless a building permit has been issued, or the approved activity has begun.

Where a sit e has received approval for multiple developments, and a building permit is not
issued for all of the approved development within three years of the date of the final decision, a
new land use review will be required before a permit will be issued for the r emaining
development, subject to the Zoning Code in effect at that time.

Applying for your permits. A building permit, occupancy permit, or development permit must
be obtai ned before carrying out this project. At the time they apply for a permit, permittees

must demonstrate compliance with:

A All conditions imposed here.

All applicable development standards, unless specifically exempted as part of this land use
review.

A All re quirements of the building code.

> >
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A All provisions of the Municipal Code of the City of Portland, and all other applicable
ordinances, provisions and regulations of the City.

Jeffrey Mitchem
March 7, 2017

The Bureau of Development Services is committed t o providing equal access to
information and hearings. Please notify us no less than five business days prior

to the event if you need special accommodations. Call 503 -823 -7300 (TTY 503 -
823 -6868).

EXHIBITS 6 NOT ATTACHED UNLESS INICATED

A. Applicantmérd St at e
1. Narrative
2. Loading and Queuing Analysis
B. Zoning Map (attached)
C. Plan & Drawings
1. Design Review Drawing Set (Sheet C.1 -C.71)
Sheet C.28 Site Plan (attached)
Sheet C.42 East Elevation (attached)
Sheet C.43 North Elevation (attached)
Sheet C.44 South Elevati on (attached)
Sheet C.45 West Elevation (attached)
D. Notification information:
Request for response
Posting letter sent to applicant
Notice to be posted
Applicantds statement certifying posting
Mailed notice
Mailing list
gency Responses:
Site Developm ent
Fire Bureau
Bureau of Environmental Services
Life Safety
Water Bureau
Urban Forestry
. Portland Bureau of Transportation
F. Letters: NONE
G. Other
1. Original LUR Application
2. Pre-Application Summary Notes
H. Post First Hearing
1. Staff Report, Land Use Review Hea ring, March 2 , 2017
2. Staff Presentation, Land Use Review Hearing, March 2 , 2017
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